
PLANNING COMMISSION REPORT 

MEETING DATE: October 27, 2004  ITEM NO. GOAL: Coordinate Planning to Balance Infrastructure 
    
 
  
SUBJECT Desert Mountain Parcel 16 - 8-GP-2004 & 15-ZN-2004 

 
REQUEST Request to approve: 

1.  A non-major General Plan Amendment from Commercial to Urban 
Neighborhoods on an approximately 15-acre parcel located at 10525 N. Desert 
Hills Drive. 
2.  Rezoning from Central Business District, Environmentally Sensitive Lands 
(C-2 ESL) to Resort/Townhouse Residential District, Environmentally 
Sensitive Lands (R-4R ESL). 
 
Key Items for Consideration: 
• Change in land use designation from commercial to residential. 
• Effect of the following factors on lowering demand for conventional retail 

and service development: 
� decreased residential densities,  
� part-time residency, and 
� location in an outermost section of the City. 

• Decrease in traffic generation with the residential use. 
 
Related References: 
• Case 131-Z-1985 zoned the entire Desert Mountain master planned 

community into the City’s zoning districts from Maricopa County. 
• Case 31-ZN-1992 approved amended 

development standards for all R4-R 
zoning districts within Desert 
Mountain.  The amended standards 
established three types of 
development: resort, detached and 
attached dwelling units.  

 
OWNER Desert Mountain Properties 

480-595-4240 
 

APPLICANT CONTACT Stephen Earl 
Earl, Curley & Lagarde 
602-265-0094 
 

LOCATION 10525 E Desert Hills Dr 
 

BACKGROUND General Plan. 
The General Plan Land Use Element designates the property as Commercial.  
This category includes areas designated for commercial centers providing 
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goods and services frequently needed by the surrounding residential 
population.  The category is intended for retail businesses, major single uses, 
and shopping centers, which may serve neighborhood, community or regional 
needs. 
 
Zoning. 
The site is currently zoned C-2 ESL.  The C-2 district is intended for 
commercial uses to serve neighborhood and community needs, and is usually 
associated with the central business district and shopping facilities not 
ordinarily compatible with residential development. 
 
Context. 
The subject parcel is located within the Desert Mountain master planned 
community, at the southwest corner of Desert Hills Dr. and Cave Creek Road.  
Surrounding land uses and zoning are described in the table below. 
 

Direction 
from Site 

General Plan 
Designation 

Zoning  Existing Land Use 

North Commercial and 
Suburban 
Neighborhoods  

C-2, O-S and 
R1-10 ESL 

Desert Mtn. Offices, 
Apache golf course, 
and Desert Fairways 
residential subdivision 

East Rural 
Neighborhoods 

R1-43 ESL Encellia residential 
subdivision 

South Rural 
Neighborhoods 

R1-35 ESL Desert Mtn. Village of 
Eagle Feather 
residential subdivision 

West  Rural 
Neighborhoods 

R1-35 ESL Desert Mtn. Village of 
Eagle Feather 
residential subdivision 

 
 

APPLICANT’S 
PROPOSAL 

Goal/Purpose of Request.  
This purpose of the request is to develop the subject property into a residential 
community of detached and attached units.  In order to change the zoning to 
residential, a non-major General Plan amendment is required, in addition to the 
rezoning.  This request includes 14.92 acres of a 22-acre parcel.  The 
remaining portions of the parcel are proposed to maintain the existing C-2 
zoning, but remain as natural area open space (NAOS). 
 
Key Issues. 
• Reduces the amount of available commercial land in the area.   
• Provides additional residential uses and some variety in residential type in 

the area. 
 

IMPACT ANALYSIS Land Use. 
General Plan 
The proposed General Plan amendment replaces the Commercial designation 
with an Urban Neighborhoods designation.  The Urban Neighborhoods 
designation includes areas of multi-family dwellings/apartments having a 



Scottsdale Planning Commission Report                     8-GP-2004 & 15-ZN-2004 
 
 

  Page 3 

density usually more than eight dwellings units per acre.  In this case, the 
proposed density is 2.82 dwelling units per acre, however due to the multi-
family component of the proposal, the Urban Neighborhoods designation is 
appropriate. 
 
Density Reduction 
According to the City’s records, prior to annexation into the City, the County’s 
plan for the Desert Mountain area called for 20,500 units on 9,570 acres.  With 
the 1985 rezoning of Desert Mountain within the City, the plan was reduced to 
4,712 units on 6,825 acres.  By 1996, Desert Mountain was slated to have 
3,450 residential units, all single family, and a resort with 1,050 units.  Desert 
Mountain is planning on no more than 2,665 units, due to an agreement with 
Desert Mountain residents.  Currently, 2396 units have been platted for 
development in Desert Mountain.  Based on the reduction in residential units, 
and the nature of residents, who typically are part-time, there is a rationale for 
removing retail and office area within Desert Mountain.  With the conversion 
of Parcel 16 to residential, 200,000 square feet of retail would still be available 
within Desert Mountain, at the northeast corner of Cave Creek and Pima Roads 
(Parcel 19). 
 
Zoning 
The rezoning to R-4R provides additional variety in residential choices, as the 
area is predominantly subdivided for large single-family lots.  Desert Mountain 
does include other R-4R areas, to the west and north of the site, which are 
developed mostly for attached and detached units on small lots.   
 
As part of the request for rezoning to R-4R, the applicant must provide a 
tentative site plan for Council approval.  The proposed site plan (see 
Attachment #11) shows three triplex, fourteen duplex and 5 single residential 
buildings for a total 42 homes.  The plan shows open space buffers provided at 
the perimeter of the project adjacent to single-family residential, Cave Creek 
Road and Desert Hills Drive.  A 50-foot wide scenic corridor is planned along 
Cave Creek Road, which is consistent with the width provided elsewhere in 
Desert Mountain.  Open space natural and amenity areas are provided centrally 
in the project.  The plan also shows preservation of natural drainage features 
that traverse the site.  Access to the site is from Desert Hills Road.   
 
Traffic.  
The applicant provided a trip generation report, which was analyzed by the 
Transportation Department.  The change from commercial to residential will 
reduce the traffic generated from the site, and have no adverse impact on the 
surrounding roadways (i.e., Desert Hills and Cave Creek Road).  The Desert 
Mountain community will generate fewer trips than originally planned, based 
on the overall reduced density. 
 
Water/Sewer.   
There are sewer and water lines available for this project.  The proposed 
residential use will result in less demand for these resources. 
 
Police/Fire.   
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Police and Fire Departments have reviewed this proposal and relayed no 
adverse impacts to existing service levels. 
 
Schools District comments/review.  
Cave Creek Unified School District has been notified of this application and 
determined little impact from the rezoning (see Attachment #8). 
 
Open space, scenic corridors.   
The applicant is providing an average 50-foot wide scenic corridor along Cave 
Creek Road.  An equestrian trail currently exists along Cave Creek Road and 
was installed with the recent Cave Creek Road improvements. 
 
Community Involvement.   
The applicant notified property owners and homeowner’s associations within 
750 feet of the project, posted signs on the site and held an open house meeting 
on August 30, 2004.  Ten people attended the open house meeting, and the 
applicant has received 5 telephone calls.  One resident (in Desert Mountain) 
expressed opposition to the project, due to possible impact on golf 
memberships.  The applicant’s community involvement information is 
included with this report (Attachment #7).  The City mailed information 
regarding the applications to property owners and homeowner’s associations 
within 750 feet of the site at the time of application submittal, and prior to the 
Planning Commission public hearing.  Staff has received no public comment 
regarding the applications to date. 
 
Community Impact. 
The proposed use will reduce traffic and provide a compatible use to the 
adjacent low-density residential uses.  The zoning change has no adverse 
impact on existing commercial in the area, since the site is presently vacant.  
Existing commercial opportunities in the area include shopping centers in 
downtown Carefree (Basha’s), in the Boulder’s resort, at Scottsdale Road and 
Carefree Highway (Albertson’s), and west of Whisper Rock on Scottsdale 
Road (The Summit with Target) (see Attachment #9).   Negative community 
impact due to a reduction in future commercial is doubtful as the factors of 
reduced residential densities, location in the outermost northeast section of the 
city, and seasonal nature of area residents, together may exclude the economic 
feasibility of developing this site as retail commercial.  In addition, 200,000 
square feet of retail will still be available within Desert Mountain, at the 
northeast corner of Cave Creek and Pima Roads (Parcel 19) for future 
commercial development. 
 

STAFF 
RECOMMENDATION 

Recommended Approach:  
Staff recommends approval, subject to the attached stipulations. 
 

RESPONSIBLE 
DEPT(S) 

Planning and Development Services Department 
Current Planning Services 
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Desert Mountain Parcel 16 15-ZN-2004 / 8-GP-2004
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Desert Mountain Parcel 16 15-ZN-2004 / 8-GP-2004

G.I.S. ORTHOPHOTO 2003



N

General Plan (Existing)

ATTACHMENT #3

15-ZN-2004 / 
8-GP-2004

SITESITEDESERT
MOUNTAIN

PKWY

CAVE

CREEK

RO
AD

LO
N

E 
 M

O
U

N
TA

IN
PK

W
Y

ASHLER  HILLS



N

General Plan (Proposed)

ATTACHMENT #3A

15-ZN-2004 / 
8-GP-2004

SITESITEDESERT
MOUNTAIN

PKWY

CAVE

CREEK

RO
AD

LO
N

E 
 M

O
U

N
TA

IN
PK

W
Y

ASHLER  HILLS



R1-43 ESL

R1-10 ESL (HD/HC)

R1-35 ESL (HD)

R1-10 ESL

R-4R ESL (HD)
O-S
ESL

O-S ESL (HD)

C-2
ESL (HD)

R1-35 ESL (HD)

O-S
ESL

O-S
ESL

N 
CA

VE
 C

RE
EK

 R
D

N 
10

4T
H 

PL

N 102ND ST

N
 1

03
R

D
 P

L

N 110TH ST

E S
COPA TR

15-ZN-2004 / 8-GP-2004
ATTACHMENT #4

SITE



Case 15-ZN-2004  
   

STIPULATIONS FOR CASE 15-ZN-2004 
 
 
PLANNING/ DEVELOPMENT 
 
1. CONFORMANCE TO SITE PLAN.  Development shall conform to the site plan submitted by DTJ 

Design and dated 7/8/2004 by the City.  These stipulations take precedence over the above-
referenced site plan.  Any proposed significant change, as determined by the Zoning 
Administrator, shall be subject to subsequent public hearings before the Planning Commission 
and City Council. 

 
2. MAXIMUM DWELLING UNITS/MAXIMUM DENSITY.  The number of dwelling units on the site 

shall not exceed42 without subsequent public hearings before the Planning Commission and City 
Council.   

 
3. CONFORMANCE TO AMENDED DEVELOPMENT STANDARDS.  Development shall conform 

to the approved amended development standards for Desert Mountain R4-R districts.  
 
4. SCENIC CORRIDORS.  The scenic corridor width along Cave Creek Road shall be an average 

width of 50 feet, minimum width of 40 feet, measured from the outside edge of the street right-of-
way.  The scenic corridor shall be dedicated by the Owner with the final plat, or in the case of no 
final plat, prior to the issuance of permits.  Unless otherwise approved by the Development 
Review Board, the scenic corridor shall be left in a natural condition. 

 
5. SETBACKS.  A minimum 30-foot wide setback shall be provided adjacent to all perimeter streets 

and adjacent to all abutting R1 (single-family residential) districts. 
 
6. TRAILS.  A public access easement shall be provided over the entire scenic corridor width 

located adjacent to Cave Creek Road.  Said public access easement shall be dedicated by the 
Owner with the final plat, or in the case of no final plat, prior to the issuance of permits.   

 
ENVIRONMENTAL DESIGN 
 
1. ALTERATIONS TO NATURAL WATERCOURSES.  Development shall comply with the 

provisions of the adopted Environmentally Sensitive Lands Overlay (ESLO) that address 
protection of water courses of 50 CFS or greater flow in a 100-year event. 

   
CIRCULATION: 
 
1. ACCESS RESTRICTIONS: Development shall not access Cave Creek Road, except for public 

emergency access only.   
 
2. PRIVATE STREET CONSTRUCTION.  All private streets shall be constructed to full public street 

standards, except equivalent construction materials or wider cross-sections may be approved by 
city staff.   

 
3. RESPONSIBILITY FOR CONSTRUCTION OF INFRASTRUCTURE.  The developer shall be 

responsible for all improvements associated with the development or phase of the development 
and/or required for access or service to the development or phase of the development.  
Improvements shall include, but not be limited to washes, storm drains, drainage structures, 
water systems, sanitary sewer systems, curbs and gutters, paving, sidewalks, streetlights, street 
signs, and landscaping.  The granting of zoning/use permit does not and shall not commit the city 
to provide any of these improvements. 
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Attachment #6. Traffic Impact Summary 
 

 

 
 

 
 
 
 

The above attachment is on file at the City of 
Scottsdale Current Planning office,  

7447 E Indian School Road, Suite 105. 
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Attachment #7. Citizen Involvement 
 

 

 
 

 
 
 
 

The above attachment is on file at the City of 
Scottsdale Current Planning office,  

7447 E Indian School Road, Suite 105. 







City Notifications – Mailing List Selection Map

N
Q.S.
64-53

ATTACHMENT #10

15-ZN-2004 & 8-GP-2004
Labels pulled 7/9/2004

Desert Mountain Parcel 16

Map Legend:

Site Boundary

Properties within 750-feet

Additional Notifications:

• Interested Parties List
• Coalition of Pinnacle Peak
• Adjacent HOAs 
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